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QUARTERLY PROGRESS REPORT 
 
University of Nevada, Las Vegas 
Period Covering July 11, 2009 – October 10, 2009 
 
Financial Assistance Agreement #FAA080094 
 
Planning and Design of the Walking Box Ranch Property 
 
 
Executive Summary 
 
 UNLV has finalized a scope of work with Dornbusch and Associates to conduct a 
“Visitor Services Feasibility, Compatibility, Market Study, and Business Plan” 
and is now working with purchasing to sole source this contract. 
 UNLV is continuing to work with BLM and Viceroy Mining to obtain rhyolite 
from the Viceroy Castle Mountain deposit to use for building stone in the new 
construction. 
 UNLV submitted an EPSCoR proposal requesting ~$2.67M over three years to 
conduct sustainable energy research at WBR, which would include design and 
installation of green energy technologies. 
 UNLV is working with Condit to finalize the WBR brand. 
 UNLV is working with EDAW and BLM to identify location of old well near 
ranch house. UNLV will determine the best method to analyze water available for 
the ranch for coliforms, nitrates and other constituents, and to report those results. 
 UNLV is continuing to work with the Architectural Resources Group (ARG) 
under our SAT grant, to complete Master and Preservation Plans that will guide 
the SNPLMA-funded museum and field station projects now underway.  The SAT 
will be completed by 12/31/09. 
 
Summary of Attachments 
 
 Dornbusch proposal for the requested business plan. 
 EPSCoR proposal submitted for funding for sustainable resources for the new 
construction at the ranch (DOE_EPSCoR Preproposal_Boehm_UNLV.PDF). 
 WBR brand from Condit. 
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Planning and Design, and Construction Phase Items: 
 
1. Provide BLM with consultation and advise to assist the BLM in defining the 
scope of work for the design of this project. The UNLV shall coordinate with 
the University departments and schools and act as the academic focal point for 
information relative to the design of the Science and Training Center for arid 
land studies. 
 
 Cline and Rees, along with Dan McLean and James Busser in the Hotel 
College, have refined a scope of work for a “Visitor Services Feasibility, 
Compatibility, Market Study, and Business Plan.”  The group is currently 
working with UNLV purchasing to sole source this contract with Dornbusch 
and Associates, who completed a preliminary business plan as part of the SAT 
grant to UNLV. 
 UNLV submitted a proposal to Nevada DOE EPSCoR entitled “Renewable 
energy center in a rural desert environment,” for $2,674,418 to conduct 
renewable energy research at the ranch.  This research would include 
designing and installing renewable energy technologies in new facilities that 
will be constructed on the property. 
 J Cline (UNLV) and Bob Taylor and Nancy Christ (BLM) met with Mick 
Lynch, Viceroy Mining’s representative, at the site of the former Viceroy 
Castle Mountain gold mine on July 28 to identify locations at which we can 
collect appropriate rock for future construction use.  The group observed a 
large volume of material appropriate to our needs on the property and 
available for our use.  Bob Taylor indicated that BLM has equipment that can 
be used to gather and haul the rock, which will be done when the weather 
turns cooler. 
 J Cline and LaNelda Rolley met with Rex Bell to continue the discussion on 
items he wishes to make available for the future WBR museum. 
 Effort continues to try to identify the location of the previous well near the 
ranch house, and to identify the suite of elements and other constituents for 
which we should test on a regular basis.  
 UNLV has selected a “brand” from several submitted by Condit Exhibits. A 
logo specification document, marketing ideas and available colors will be 
provided in the near future.  This will be followed by conference call to 
discuss each item and finalize brand selection. 
 
 
2. Participate in all phases of scoping and planning meetings and meetings with 
the BLM’s planners, architects, and contractors for the design and development 
of the Walking Box Ranch as a Science, Research, and Training Center and 
Museum for the study of arid lands and development of the Headquarters as a 
Museum and interpretive center. The UNLV’s participation is to provide input 
to the BLM relevant to the specific educational and research goals of the 
project. 
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 Paula Garrett, UNLV, gave a presentation on the renewable energy parts 
related to Walking Box Ranch at the 2009 Renewable Energy Symposium at 
the University of Nevada, Las Vegas on August 11 and 12. The event focused 
on renewable energy technologies and production in Nevada, the US 
Southwest, and renewable research projects nationwide.   
 UNLV is working with Bob Morton on EDAW’s team and BLM to identify 
location of old well near ranch house.  UNLV is also investigating the best 
method to analyze water now available for the ranch for coliforms, nitrates 
and other constituents, and investigating the best way to report these results to 
BLM.  Testing is necessary so that EDAW can begin designing the water 
treatment system. 
 
3. Assist BLM in developing the environmental assessment by providing technical 
input and review of the draft environmental assessment. 
 
 No NEPA activities occurred during this quarter.  
 
4. Provide technical and academic advice to BLM in the development of the 
museum facilities, by conducting research into the historic records of the ranch 
and providing recommendations about the appropriate interpretive and 
environmental education programs that may be presented at the ranch. 
 
 Jean Cline and LaNelda Rolley met with Rex Bell Jr. to further discuss future 
donations to the property.   
 UNLV is continuing to work with ARG in completing the WBR Master and 
Preservation Plan, which guides the design phase now in progress for the 
property. 
 
5. Contribute technical and educational-based assistance to the BLM for the 
BLM’s consideration during construction development for the Science and 
Training Center and Museum as it relates to the future operations of these 
facilities as education centers. 
 
 The project is not under construction at this time. 
 
6. Provide input and feedback to the BLM during the construction of the Field 
Research and Training Center and the Museum. 
 
 The project is not under construction at this time. 
 
Phase 1 Deliverables: 
 
1. Provide a Facility and Future Needs Alignment Report that will identify the 
types of future research and training programs that will be conducted at 
Walking Box Ranch Field Research and Training Center and Museum. The 
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report will also include a matrix that aligns predicted future activities with 
facility, construction, furnishing, and equipment needs.  
 
 This report will be prepared during 2009-2010 in conjunction with the 
business plan, that will contribute to identifying future activities and 
equipment needs.   
 
2. Assist the BLM in developing a Preservation Plan for Existing Structures on 
the Headquarters Parcel of the Walking Box Ranch. 
 
 UNLV is currently working with project architects and engineers to determine 
how best to preserve the historic buildings. 
 
3. Provide a Business Plan detailing anticipated future research, training, and 
other use goals and a financial plan for reaching those goals. The Business 
Plan should also describe income and operations and maintenance costs. 
 
 BLM and UNLV have agreed that UNLV will take the lead in contracting 
with Dornbusch to provide a business plan that will be developed during 
2009.  See the first item under 1. Planning and Design, and Construction 
Phase Items, above. 
 
Phase 2 Deliverables: 
 
1. Prepare a Project Development Plan that reflects UNLV’s Business Plan. The 
Project Development Plan should refine the anticipated research, residential 
training activities, and Museum use; identify recommended new facilities and 
renovations; outline construction; and plan center management (print and 
PDF). 
 
 The project development plan will be completed following receipt of the 
business plan, which is anticipated in 2009-10. 
 
2. Assist the BLM in creating a detailed Work Plans for each aspect of project 
development such as, but not limited to, existing building use, new construction, 
interpretive programs, and center management, based upon the Comprehensive 
Master Plan and Preservation Plan. 
 
 Work plans will be created when the Comprehensive Master Plan and 
Preservation Plan are completed by ARG. 
 
Phase 3 Deliverables: 
 
1. Assist in the development of Facilities Design Drawings according to the 
recommendations of the Comprehensive Master Plan generated by the SAT 
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project, in conformance with existing significant architectural features and 
historical attributes of the property, in a fashion responsive to LEED goals to 
the extent funding permits, and to meet all property easements. 
 
 Although the master and preservation plans are not yet complete, we are 
assisting in the development of design drawings.   
 
2. Assist in the development of Facilities Design Drawings for the preservation of 
facilities according to the recommendations of the Comprehensive Master Plan 
and Preservation Plan in conformance with historical and architectural 
attributes of the buildings and property, and to meet all property easements. 
 
 Although the master and preservation plans are not yet complete, we are 
assisting in the development of design drawings for preservation of facilities.  
 
Phase 4 Deliverables (During Construction): 
 
1. Provide the BLM consultation and advice during construction to help the BLM 
ensure the construction meets the goals of the project.  
 
 The project is not under construction at this time. 
 
2. Provide the BLM consultation and advice as needed during renovation of 
preserved facilities, to help the BLM ensure that the renovation meets goals of 
projects and is in accordance with historical restoration requirements and 
according to approved designs.  
 
 The project is not under construction at this time. 
 
Phase 5 Deliverables: 
 
1. Assess and identify furnishings and equipment based upon facility needs; 
provide the BLM information related to furnishings and equipment for new and 
preserved facilities so that the BLM can procure these items, within project 
funding under this Cooperative Assistance Agreement. The UNLV may provide 
additional furnishings and equipment outside of this Agreement at the UNLV’s 
sole discretion.  
 
 While UNLV is not acquiring furnishings at this time, continued discussion 
have been held with Rex Bell Jr. about his desire to see original ranch 
furnishings now in his possession returned to the ranch. 
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SUMMARY OF PROJECT PLAN  
Walking Box Ranch – Planning and Design 
Year One Deliverables Percent Complete as 
January 10, 2009 
Plan for Completion 
Planning and Design:   
1. Provide BLM with 
consultation and advice in 
defining the scope of the 
design of the Science and 
Training Center. 
20% Continue to consult and advise 
BLM in the scope of design of 
the training center. 
2. Participate in all phases of 
scoping and planning team 
meetings for the design and 
development of WBR as a 
Science, Research, and 
Training Center and 
Museum. 
20% Continue to participate in scoping 
and planning of the Museum and 
the training center. 
3. Assist BLM in developing 
the environmental assessment 
process with technical input 
and review of drafts. 
60% Continue to work with EDAW 
and BLM on the Environmental 
Assessment process, scheduled to 
be complete later summer/early 
fall 2009. 
4. Provide technical and 
academic advice to BLM in 
development of the museum 
facilities with 
recommendations of 
interpretive and 
environmental programs for 
presentation at the Ranch. 
20% Continue to provide technical and 
academic advice for interpretive 
and environmental programs. 
5. Contribute technical and 
educational-based assistance 
to the BLM for the BLM’s 
consideration during 
construction development for 
the Science and Training 
Center and Museum as it 
relates to the future 
operations of these facilities 
as education centers. 
20% Continue to contribute technical 
and educational-based assistance 
to the BLM for the Science and 
Training Center and Museum. 
6. Provide input and feedback to 
BLM during the construction 
of Field Research and 
Training Center and the 
Museum. 
0% Project is not under construction. 
Phase 1 Deliverables:   
1. Provide a Facility and Future 
Needs Alignment Report that 
will identify the types of 
future research and training 
programs that will be 
0% Work with faculty at UNLV to 
identify future research and 
training programs and incorporate 
in report.  This will be completed 
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conducted at Walking Box. in 2010 in conjunction with a 
business plan. 
2. Assist the BLM in 
developing a Preservation 
Plan for Existing Structures 
on the Headquarters Parcel of 
the Walking Box Ranch. 
10% Work with BLM and ARG 
architects to develop preservation 
for existing structures. 
3. Provide a Business Plan 
detailing anticipated future 
research, training, and other 
use goals and a financial plan 
for reaching those goals. 
20% Obtain a detailed business plan 
that builds on the preliminary 
building plan prepared by 
Dornbusch and Associates in 
2009-10.  This will be 
accomplished in 2010. 
Phase 2 Deliverables:   
1. Prepare a Project 
Development Plan that 
reflects UNLV’s Business 
Plan. The Project 
Development Plan should 
refine the anticipated 
research, residential training 
activities, and Museum use. 
0% This will begin after a business 
plan is developed. 
 
 
2. Assist the BLM in creating a 
detailed Work Plans for each 
aspect of project development 
based upon the 
comprehensive master plan 
and preservation plan. 
0% This will begin after the Master 
and Preservation Plans are 
completed and approved by NPS 
and NV SHPO. 
Phase 3 Deliverables:   
1. Assist in the development of 
Facilities Design Drawings 
according to 
recommendations of the 
comprehensive master plan 
generated by the SAT 
projects. 
20% We will continue to work with 
BLM, EDAW and EDAW 
subcontractors to assist with 
design of the facilities. 
2. Assist in the development of 
facilities design drawings for 
the preservation of facilities 
according to the 
recommendations of the 
Comprehensive Master Plan 
and Preservation Plan. 
20% We will continue to work with 
BLM, EDAW and EDAW 
subcontractors to assist with 
design of the facilities. 
Phase 4 Deliverables (During 
Construction): 
  
1. Provide the BLM 
consultation and advice 
during construction to help 
the BLM ensure the 
construction meets the goals 
of the project. 
0% The project is not yet in 
construction. 
 2. Provide the BLM 
consultation and advice as 
needed during renovation of 
preserved facilities, to meet 
goals of the project. 
0% The project is not in construction. 
Phase 5 Deliverables:   
1. Assess and identify 
furnishings and equipment 
based upon facility needs; 
provide the BLM information 
related to furnishings and 
equipment for new and 
preserved facilities so that the 
BLM can procure these 
items, within project funding 
under this Cooperative 
Assistance Agreement.  
0% This task will not be undertaken 
until project construction is near 
completion. 
 
Submitted by:        
   10/16/09   
Margaret N. Rees,     Date 
Principal Investigator     
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Proposal 
Walking Box Ranch, Desert Research Center 
Visitor Services Feasibility, Compatibility, Market Study and Business Plan 
Dornbusch Associates 
August 3, 2009 
 
The following proposal addresses each of the principal project components identified in the 
UNLV Request for Proposal outline (dated June 30, 2009), concerning the Walking Box Ranch 
(Ranch or WBR) Business Plan, namely: 
 
A. Plan for Visitor Services Operations (potential users to include universities, school 
groups, retreats, special events, corporate groups, nonprofits, etc.) 
B. Feasibility Study 
C. Business Plan 
D. Market and Financial Analysis 
E. Projected Capital Improvement Requirements 
F. Branding Plan 
 
We noted some underlying concepts in the RFP outline that we believe should be clarified in 
early discussions with UNLV.  So, we propose to begin with: 
 
Task I.  Clarify Project Objectives and Planning Criteria 
 
The implied logic of the above task order is that the effort would begin by preparing a Plan for 
Visitor Services Operations.  Presumably, the visitor services operations would be designed to 
(a) function within by the physical site and facilities plan presented in the EDAW “Walking Box 
Ranch Final Design and Concept Plan,” dated July 2009 (EDAW Plan) as well as (b) meet each 
of the five Planning Assumptions specified in the UNLV RFP (p. 3, Section 3).  Indeed, our own 
Market Demand Analysis was based on the EDAW Plan concept, which we presume was 
approved by UNLV and the BLM. 
 
However, we also understand from our conference call on July 28 that UNLV is seeking a 
Business Plan that will enable the Ranch to be “financially self-sustaining.”  However, to judge 
financial sustainability, the Feasibility Study task that leads into the Business Plan task, 
described in the RFP (p. 3, Section 5), would necessarily follow and not precede the Market and 
Financial Analysis and Projected Capital Improvement Requirements. 
 
Moreover, the prescribed Feasibility Study incorporates a variety of considerations.  But the RFP 
does not specify how the various issues are to be consolidated to indicate overall “feasibility.”  
Presumably, UNLV would want to consider how to make the trade-offs among the various 
objectives.  In particular, we will work with UNLV to specify a criterion that addresses a final 
determination of financial feasibility, such as whether UNLV might accept some form of 
financial deficit and therefore a Business Plan that would seek financial contributions from 
within the university or from outside sources. 
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Recall that our 2008 Market Analysis concluded that the expected annual revenues from a Ranch 
operation that would be consistent with the EDAW Plan would not cover annual operating 
expenses, let alone also recover the $12.3 million capital investment that EDAW estimated 
would be necessary for the improvements enabling the Ranch to function as conceived under the 
Plan. 
 
Therefore, a key initial task will be to meet with the UNLV team to clarify (i) what is meant 
by financial sustainability, (ii) how to consolidate the various other objectives with financial 
sustainability, and (iii) how much, if any, flexibility UNLV would accept in deviating from 
the physical Plan that EDAW conceived in order to achieve financial sustainability? 
 
Specifically, what should “financially self-sufficiency” or “sustainability” be considered to 
mean?  We would work with UNLV to determine whether it might mean that: 
 
(a) Operating revenues must cover only the marginal operating costs of the revenue 
producing services. 
(b) Operating revenues must cover all operating costs, not only of the revenue producing 
services but also of the non-revenue producing functions. 
(c) Operating revenues must cover not only operating expenses, but also cover the life-cycle 
capital improvement costs, and thereby make the entire enterprise financially self-
sufficient without any additional financial contributions. 
(d) Internal or external financial contributions would be appropriate inputs to support and 
enable financial sustainability. 
 
Indeed, based on the findings from our market analysis, (a) or perhaps even (d) might necessarily 
be acceptable definitions of financial self-sufficiency/sustainability. 
 
We would structure the financial model described in Task V to reflect the definition selected of 
“financial self-sufficiency” or “sustainability.” 
 
Regardless of the definition of financial sustainability to be applied, we suggest that the Market 
Analysis and Revenue Projections lead the effort.  Its outputs would enable UNLV to understand 
the financial implications of alternatives to the Visitor Services Operating Plan, possibly 
indicating a need to deviate somewhat from the EDAW Plan.  A final decision would not be 
necessary at this stage, only permission to consider deviation from the EDAW Plan. 
 
Next, we would estimate the Operating Expense and Capital Improvement Cost components.  
The estimated revenues, capital and operating expense would be entered into a financial model to 
demonstrate the Ranch’s ability to be financially self-sustaining, and if not, to demonstrate the 
financial shortfall, given the definition to be applied as to financial sustainability. 
 
If the Ranch’s services could not be self-sustaining, UNLV would need to decide whether we 
should proceed to identify and investigate the feasibility of obtaining Additional Funding 
Sources, perhaps from both internal UNLV sources and external sources.  If so, we would then 
consolidate the above task outputs into a Business Plan. 
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We suggest the project be slightly reorganized into the following task sequence: 
 
Task II.  Market Analysis & Revenue Projections 
 
We will review our revenue projections for the services and users previously identified, 
including tourists and the general public, bus tour groups, school groups, 
research/education/training retreats by both UNLV/BLM affiliated and non-affiliated users, and 
special event groups.  We will conduct follow-up interviews with UNLV staff and staff of other 
research centers to further define the specific research, education, and training uses of the site, 
and the expected associated revenues. 
 
We will build upon our prior investigations into research, education and training services 
utilization levels and fee estimates, as necessary.  We will revise, as necessary, our spending 
profile estimates based on estimated use levels, or ranges of use, in order to estimate revenues 
derived from each market segment.1 
 
We will also re-evaluate the Ranch’s key strengths, weaknesses, opportunities and threats by 
first identifying them, then seeking to translate each into terms that will be expected to affect the 
Ranch’s ability to serve and compete within the markets identified. 
 
Our earlier market analysis yielded a preliminary judgment that revenues derived from 
educational and research user fees would not be sufficient to cover Walking Box Ranch annual 
operating and maintenance expenses under the WBR Concept Plan.  However, we also 
concluded that Walking Box Ranch’s unique advantage, compared to other research facilities 
assessed, is that the facility would also derive revenues from special events and the general 
public’s entry, use and purchase of food and beverages and merchandise.  These specific revenue 
sources would help, and might be sufficient to cover the facility’s remaining operating and 
maintenance expenses. 
 
Recognizing that our earlier market analysis concluded that under the Preferred Alternative, 
operating revenues would not cover its operating expenses, let alone amortize the capital 
investment (which EDAW and ARG estimate to exceed $12 million), with UNLV’s and the 
BLM’s agreement and participation, we will consider how the Ranch’s development and 
operating concept might improve its revenue generation capability. 
 
We would also discuss this and other key issues at the initial meeting with the UNLV team, 
perhaps with the participation of the EDAW and ARG staff that conceived the WBR Final 
Design and Concept Plan. 
 
                                                 
1 We previously gathered such data from the University of California Sweeny Granite Mountains Desert Research 
Center, Boyd Deep Canyon Desert Research Center, Burns Pinion Ridge Reserve, and California State University 
Desert Studies Center.  We also assessed data from the Rocky Mountain Biological Laboratory, but considered it to 
be somewhat less comparable to Walking Box Ranch for reasons explained in our report. 
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Task III.  Visitor Services Operating Plan & Expenses 
 
We will review and revise, as might be necessary, the Ranch’s visitor services operating plan and 
the associated estimates of operating expenses we made in our earlier market analysis.  The 
context will be as described in the RFP, in which UNLV is seeking to operate the following 
facilities. 
 
“The primary existing facilities at the Ranch to be utilized and/or restored include a 
ranch house, barn, bunkhouse, guesthouse, and former blacksmith shop.  We 
understand that the northern portion of the site would be developed for public 
interpretive uses, while the southern portion of the site would be developed for 
research and educational purposes, including use primarily by UNLV staff and 
students.  Facilities to support public interpretive use would include developing 
public parking to accommodate roughly 50 cars and 2 to 4 RV or bus parking stalls, 
while the barn structure would serve as an interpretive center and public gateway 
with interpretive displays.  Temporary interpretive exhibits would be on display to 
the east of the barn structure at a newly developed gathering space/picnic area, and 
public restrooms, vending, and a catering kitchen would be available in the existing 
bunkhouse structure. 
 
A number of new facilities would be constructed in the southern portion of the site to 
support research and educational uses.  A new research facility would be built to 
support long term research and would house classrooms, laboratories, and offices.  In 
addition, support facilities would be constructed including guest parking for up to 10 
vehicles, a group campground and rest rooms accommodating up to 25 people, 2 RV 
camping sites, as well as a new bunkhouse accommodating up to 25 guests.  In 
addition, a managers and caretakers residence would each be constructed, as well as 
two new VIP or faculty guest quarters.  
 
The existing ranch house would have interpretive exhibits and would be used for 
receptions (multipurpose space), house support staff, and be open for docent led 
tours of the facility.  Finally, the existing corral area would be used for special 
events, including a small informal amphitheater.” 
 
Again, the above mentioned facilities and spaces might be modified, depending on our findings 
and understanding of “financial sustainability.”  For example, we might determine that visitor 
demand would increase in response to changes to specific revenue generating activities, which 
might then translate into the need for a larger public parking area than was originally envisioned.  
 
As for operating revenues, we will work with UNLV, the BLM, and the designers of the WBR 
Design Concept Plan to consider the potential for an acceptable restructuring of the Plan to 
reduce the gap between its operating revenues and expenses. 
 
Operating expenses will be derived from our in-house data for comparable enterprises of a 
similar size, and from trend data published by hospitality industry research firms (such as the 
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International Association of Conference Centers; Smith Travel Research; and PKF/Hospitality 
Asset Advisors). 
 
Operating expense estimates will also be updated with the latest projected repair and 
maintenance figures available from the EDAW/ARG architecture and planning team.  One-time 
start-up costs and working capital requirements will also be estimated.  And, we will project the 
initial and ongoing investments in furniture, fixtures and equipment that will be required to 
support the interpretive, research and other public uses defined in the WBR Concept Plan. 
 
Task IV.  Capital Improvement Costs 
 
In July 2009, EDAW estimated capital improvement costs for the WBR Concept Plan Phase I of 
about $9.5 million, plus Future Phase construction (at an unspecified time) of about $2.8 
million.2  The estimated capital cost breakdown was as follows (all figures in thousands): 
                                                 
2 Original figures are in 2009 dollars, escalated to assumed construction in the spring of 2010. 
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   Phase I Future Phase     Total 
 Site 
 Demolition      $70.0        $7.5      $77.5 
 Earthwork & Drainage    $207.1      $10.0    $217.1  
 Highway Entry Imp.     $205.4    $205.4 
 Roads & Parking    $221.8    $424.1    $645.9 
 Site Pavement    $361.5    $388.6    $750.1 
 Furnishings & Fence     $230.3    $230.3 
 Site Signage      $12.5      $12.5      $25.0 
 Site Entry    $119.5        $6.0    $125.5 
 Planting    $142.0    $499.7    $641.8 
 Utilities    $430.6   $430.6 
 Lighting & Security    $258.2      $79.5    $337.7 
 Irrigation      $55.0     $55.0 
 Remodel Historic Buildings 
 Ranch House    $481.7      $62.3    $544.0 
 Bunk House    $202.5   $202.5  
 Barn    $317.2   $317.2 
 Ice House       $21.4      $21.4 
 New Buildings 
 Research/Class/Lab $1,090.3  $1,090.3 
 Bunkhouse $1,423.3  $1,423.3 
 Campground Pavilion    $119.2     $119.2 
 Caretaker Residence    $227.7     $227.7 
 Manager Residence    $227.7     $227.7 
 Guest Residence    $252.0     $252.0 
 Maintenance Facility    $255.6     $255.6 
 Blacksmith Shop/AV      $43.6       $43.6 
 Mechanical Bldg./Pump      $60.0       $60.0  
 Interpretive Exhibits & Features 
 Exterior Signage      $34.9       $34.9 
 Exterior Exhibits      $30.6       $30.6 
 Interior Exhibits        $7.2        $2.1        $9.3 
 Design & Construction 
 Schematic Design    $988.5    $316.1 $1,304.6 
 Contractor’s Profit    $527.2    $168.6    $695.8 
 Contractor’s Bnds/Prmit    $131.8      $42.1    $173.9 
 Contractor’s OH & Profit    $461.3    $147.5    $608.8 
 Escalation (Spring 2010)    $215.2      $63.2    $278.5 
     Grand Totals $9,498.6 $2,844.8  $12,343.4 
 
Clearly most of the capital investment is in Phase I, and most of that is devoted to 
Research/Class/Lab improvements, the Bunkhouse and three Residences.  Assuming the soft 
costs might be allocated in proportion to the relative magnitude of the hard costs, those 
improvements represent about 15%, 20%, and 10%, respectively, for a total of 45% of the total 
cost. 
 
If desired, we would work with UNLV (and possibly engage the BLM, and EDAW/ARG staff 
who prepared the capital cost estimates) to explore opportunities for reducing and/or deferring 
key portions of the capital expenditures, allocations to visitor services versus non-visitor 
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services, and (depending upon direction from UNLV) possibly expanding the Ranch’s facilities 
to accommodate larger or additional visitor services that might be identified in Task II. 
 
Where additional facility improvements might be possible to enhance the Ranch’s revenues, we 
will obtain expansion parameters from EDAW and estimate the additional capital costs based 
upon data from R.S. Means or Marshall & Swift Valuation Service publications, which detail 
construction costs and update those costs and local adjustment multipliers monthly. 
 
Task V.  Financial Feasibility 
 
A key objective of this effort will be to perform a financial feasibility analysis to determine 
whether the Ranch’s revenue generating activities will be sufficient to cover the Ranch’s 
expenses, according to the definition of sustainability accepted by UNLV.  To do that, we will 
enter the estimated annual operating revenues, expenses and capital costs for the accepted Visitor 
Services Operations into an (Excel-based) interactive financial model that we have developed 
and refined over many years and projects for similar clients addressing similar facilities and 
operations.3 
 
The model will allow us, and UNLV management, to assess in real time the expected marginal 
impacts of key investment and operating assumptions on revenues, operating costs, cash flow, 
and investment return targets.  We will use the model to demonstrate whether additional funding 
will be necessary to redevelop the site and sustain the desired operations. 
 
We will test the sensitivity of the model’s outputs to observed expected and potential changes 
affecting the market for, and competition with, the Ranch, considering its unique facilities, 
location, and services that would be expected to either enhance or reduce visitation, visitor 
spending, and the Ranch’s operating revenues and costs. 
 
Task VI.  Additional Funding Sources 
We will use the financial model to judge the need for additional funding, such as from the 
following sources: 
Internal Additional Funding Sources 
 Annual Budget (from University):  Research centers that are affiliated with universities 
are often provided with an annual budget that covers basic operational costs (e.g. 
personnel, operations and maintenance).  
 User Fees:  User fees would primarily be used to recover actual costs that are incurred 
through interpretive and research activities.  Usually the goal is to have user fees recover 
reasonable expenses, but not necessarily generate institutional profits. 
                                                 
3 Dornbusch most recently applied the model to evaluate the feasibility of redeveloping long-vacant historic 
buildings at Ellis Island into a conference center, and is currently using it to structure a new (and very complex) NPS 
concession contract at Yosemite National Park. 
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 Endowment Income:  Restricted or unrestricted endowments can be established. 
Restricted endowments are designated for specific activities, such as student internships, 
an endowed faculty chair, a visiting scientist program, etc., and perhaps might be applied 
to WBR research, etc. 
External Funding Sources 
 Local, regional, state and federal agencies:  In addition to obtaining funds for 
individual research projects, there are numerous opportunities for graduate student 
training grants, educational reform, interdisciplinary centers, postdoctoral and graduate 
fellowships, instrumentation and facilities development. 
 Foundations:  There are a large number of foundations that are possible funding sources 
for activities being carried out at research centers. Foundation grants or gifts are possible 
to obtain for education, research and outreach.  
 Individuals (planned giving, endowment, gifts):  Alumni, employees, community 
members and other friends are the most likely sources of individual giving. 
 Annual campaign, memberships:  Through the involvement of the community in public 
events such as tours, public seminar series and volunteer opportunities, memberships and 
annual giving can serve as a forum for outreach.  
 Congressional appropriations:  Factors that could lead to congressional appropriations 
include university priorities, relationships that have been established with senators and 
congressmen, and potential impacts for the state and nation.  
Task VII.  Business Plan 
 
We will meet with the UNLV team to obtain guidance as to the application of the various 
considerations described above.  Based on that guidance, and the findings and conclusions 
derived from the previous tasks, we will create a cohesive Business Plan that will address how to 
implement and manage the WBR project.  The Plan will present a timeline that schedules and 
prioritizes activities.  For example, it might make financial sense to consider phasing the project, 
by implementing some portions of the development and initiating some services before others.  
A marketing strategy will be developed that supports the overall WBR goals and encourages 
both public and academic visitation/use. 
 
The Business Plan will include the following components: 
 
 Introduction.  Explains the background, purpose and objectives of the Business Plan and 
provides a brief summary of the implementation process.  
 Vision Statement.  Describes the concept for the Ranch’s adaptive redevelopment and 
services. 
 Analytic Findings.  Summarizes the main findings from the planning process, which 
includes the Design Concept Plan, Master & Preservation Plan, Market Study, Operations 
and Financial Feasibility Assessment. 
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 Proposed Programs and Facilities.  Describes the proposed programs and facilities, and 
explains how the developments and activities are intended to conform to the vision and 
meet the goals of WBR. 
 Capital Cost Statement.  Outlines the capital costs to redevelop the facility and establish 
the programs.  Specifies potential capital sources. 
 Operating Plan. Presents a plan to implement the redevelopment and operation, 
including identification of prioritizes, schedule of activities and assignments of 
responsibilities for the initial implementation and ongoing management of the Ranch’s 
activities.   We will detail staffing plans by functional area (research, interpretation, retail 
sales, conferences and events, facility operations, etc.), as well as administrative 
functions.  [If desired, as an optional task, Dornbusch will assist in developing 
requirements and plans for human resources (including job descriptions), volunteer 
programs, training, security, hours of operation, special event policies, catering and food 
& beverage specifications, etc.] 
 Financial Plan.  Aligned with the Operating Plan, presents estimates of the initial and 
continuing redevelopment and operating costs and identifies the potential sources of the 
required funds.  Will include an implementation budget and annual pro-forma cash flows, 
demonstrating funding needs and uses. 
 Marketing Plan.  Outlines strategies to attract both public users and research retreat 
users to WBR.  The marketing plan will include: competitor analysis; SWOT (Strengths, 
Weaknesses, Opportunities, Threats) analysis; identification of key themes (relating to 
the mission statement) and branding possibilities; prices, discounts, and tour and research 
retreat packages; marketing channels and media; and projected results of promotional 
programs. 
 
Note that each all of the Business Plan components are inter-related. Therefore, development of 
the Business Pan will be the product of an iterative process that coordinates each section with all 
others. 
 
Estimated Budget 
 
Dornbusch estimates a budget for the above scope of work to be $50,000 to $75,000.  Two 
meetings at the ranch or at UNLV are assumed, one in Task I, the other during Task VII. 
 
The fee range depends upon whether the Preferred Alternative (the EDAW/ARG Final Design 
Concept Plan of July 2009) is to be considered fixed or flexible, and whether special stakeholder 
or funding requirements, which might imply special additional capital or operating costs, should 
be considered.  The less flexible the Plan and the fewer additional considerations, the lower 
would be the fee. 
 
The fee assumes cooperation by ARG and EDAW to answer questions and elaborate upon the 
concepts applied and costs estimated in their Final Design Concept Plan. 
 
Additional meetings with the UNLV team, BLM, and/or others who might to provide inputs to 
the analyses, such as with other stakeholders and/or spokespersons for additional funding sources 
would entail additional budget. 

























































